


Objectives

 To protect the environmental, landscape and visual significance of hilltops, ridgelines and 
prominent coastal landforms.

 To maintain panoramic roadside views of the scenic natural landscape along hilltops, 
ridgelines and prominent coastal landforms.

Strategies

 Avoid development on ridgelines, prominent hill faces or distinctive coastal landforms 
wherever possible.

 Avoid development that would break the line and form of the natural landscape through its 
location and design.

 Retain important views from existing surrounding buildings and public spaces.
 Avoid visually obtrusive buildings when seen from major viewpoints including valley floors, 

tourist routes, main roads, the ocean and bay.
 Where possible, group buildings and structures in a manner that reduces development 

sprawl and minimises their overall visual impact.
 Design development to follow the contours of the land to prevent prominent silhouetting 

against the skyline.
 Use landscaping to soften buildings and blend them into the natural landscape. 
 Avoid structures requiring extensive earthworks to prevent permanent scarring of the 

landscape.

The floor area of the dwelling has been considerably increased to that shown on the original building 
envelope. The original building envelope was designed to follow the 94AHD and 95AHD contour. The 
new proposal has a substantial part of the footprint extending in a perpendicular direction to the 
natural contours of the land contributing to the necessity for substantial earthworks to level the site 
for construction. The current proposal  has the finished floor level of the dwelling sitting 1 to 2 
metres higher than the earlier approved building envelope resulting in greater visibility in the 
landscape. This design and alignment of the dwelling is inconsistent with clause 12.05-2L-03 as:

- The dwelling is not designed to follow the contours of the land to prevent prominent 
silhouetting agains the skyline.

- The development design will result in extensive earthworks that will contribute to scarring of 
the landscape.

- The dwelling is not designed and located to avoid breaking the line and form of the natural 
landscape.

- The dwelling design does not group the built form but rather spreads the built form across 
the site and siting the dwelling in a more elevated position adding to visual impact on the 
landscape.

- It is unclear from the information that I have as to the extent of landscaping proposed for 
the site. The suitability and therefore screening effectiveness of the species proposed for the 




